PLANNING AND ZONING COMMISSION
STAFF REPORT

November 7, 2013

CrTy OF BryAN

Rezoning case no. RZ 13-13: Crossfulton Investment

CASE DESCRIPTION: a request to change the zoning classificatiom fiedustrial District (1)
to Planned Development District — Business Dis{iiD-B)

LOCATION: 4.994 acres of land adjoining the south side ofstWronze Lane,
approximately 700 feet to 1,030 feet southwest fisnmtersection with
North Harvey Mitchel Parkway (FM 2818)

LEGAL DESCRIPTION: 4.994 acres out of Zeno Phillips League, Abstit45

EXISTING LAND USE: vacant land

APPLICANT(S): Crossfulton Investments - Frank Liu

STAFF CONTACT: Randy Haynes, Project Planner

SUMMARY RECOMMENDATION: Staff recommends approving the proposedoning /

development plan amendmentas requested.
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BACKGROUND:

On August 4, 2012, the City Council approved anraingent to the Zoning Ordinance creating a Planned
Development — Business (PD-B) District (Ordinanoe 1863) on 51.2 acres of land wrapping around the
northwest corner of North Harvey Mitchell ParkwdyM 2818) and West Villa Maria Road, to provide
development opportunities for a regional retailteerat this location. A new Wal-Mart Supercenter is
currently under construction there. The same deesz|oCrossfulton Investments, has acquired the 4.9-
acre subject property, which is currently zonedubtdal District (1), and is requesting that thiseage be
added to the previously approved PD-B District.

The developer wishes to make these 4.9 acres péneodvilla Maria Wal-Mart Addition development
and apply the same standards to this property.pfbperty’s current Industrial District zoning allew
land uses that would not be appropriate in thigifipesetting and also contains development stadglar
that do not align with the developer’'s business @hoth addition, Industrial District zoning doestno
allow by right certain retail uses that the developvould like to propose at this location. The
development plan described below is identical idhe for the PD-B District adopted for the adjoni
51.2 acres that was adopted in August 2012.

The subject tract lies northwest of the 51-acrelavMaria Wal-Mart Addition, the land use and
development standards on which are governed byPé District Ordinance no. 1963. West and
Southwest of the subject property is the 20-acnei&pe Hills Subdivision which is zoned Residential
Neighborhood Conservation District (R-NC). Most tbke lots in the Carriage Hills Subdivision are
developed with home sites. The 19-acre area nodheast of the subject tract is zoned Industriatridit.
Development in that area includes a freight shigmiepot, manufacturing and service businesses and a
self-service storage facility. West Bronze Lanechborders the property to the northwest is nattaip
street.

PROPOSED DEVELOPMENT PLAN:

The applicant wishes to amend the development gémeribed in Ordinance No. 1963 of the City of
Bryan, which was approved by the City Council Augds2012, by adding the 4.9 acre subject tract
depicted on the proposed development plan amendtnanis attached to this staff report, and making
this acreage subject to the same development stintieerein.

The existing Villa Maria Wal-Mart Planned Developme- Business District governing the adjacent 52-
acre regional retail development allows land usesd in all three commercial type zoning distrigtih

the exception of 47 of the most intense commensak; e.g. truck and trailer rental and repair,mmac
shops, outdoor amusements, R.V. parks, flea maaketsnanufactured home sales.

More rigid physical development criteria in the BOregarding building design, landscaping and signag
standards are intended to produce a higher qublitif environment. Requirements ensuring higher
guality materials and buildings with increased thcarticulation and a greater number of windowsaare
major component. Also, sign standards intendedotesalidate tenant signage and thereby mitigate the
profusion of roadside pylon signs are in placehmexisting PD-B District.
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DEVELOPMENT PLAN AMENDMENT DRAWING:
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RELATION TO BRYAN'S COMPREHENSIVE PLAN:

The City of Bryan Comprehensive Plan is the framwor the establishment of zoning and other
regulatory tools. The current plan includes pelicand recommendations related to the various gdiysi
aspects of the community. These aspects are gepploy a set of goals and objectives. The Planning
and Zoning Commission should consider the followivigen making its recommendation regarding this
proposed zoning change:

Use-Specific Land Use Policies

Regional Retailland serves as a commercial resource for theagreatropolitan area and generates
vital sales and ad valorem income. These useddbeuocated in areas that are:

m At points of highest visibility and access; and

m In close proximity to major intersections (fregiexpressways and freeways, freeways and major
arterials, and major arterials and major arterials)

Objective A: Achieve a sustainable mix of land useypes in suitable locations, densities and
patterns.

Action Satement 2:  Identify areas for future commercial developmentl gpreserve them with
appropriate zoning

ANALYSIS:

In making its recommendation regarding a proposeding change, the Planning and Zoning
Commission shall consider the following factors.

1. Whether the uses permitted by the proposed chanljebev appropriate in the immediate area
concerned; relationship to general area and theaSia whole.

The subject tract, proposed to be incorporated witn the previously approved development
plan, is currently zoned for industrial use. Staffcontends that the uses allowed in that zoning
classification are not appropriate in such close mximity to the residences west of the subject
tract. The development plan previously approved lirits the allowed uses to those generally
considered suitable near, but not directly adjacento, residential areas. Staff contends that the
buffer area as depicted on the development plan dvang will help mitigate potential negative
effects on nearby residential properties.

2. Whether the proposed change is in accord with aistieg or proposed plans for providing public
schools, streets, water supply, sanitary sewerd, adher utilities to the area and shall note the
findings.

This rezoning is an extension of the PD-B Districthat was created in August 2012 for the
adjoining 51.2-acre tract. The current constructionon the adjacent 51-acre tract has triggered
expansion and improvement in several areas of pulsliinfrastructure. Adequate capacity of
water and sewer systems exists to support the in@sed load. Increased vehicular traffic
expected in the area will be accommodated by plandetraffic control measures and
management of access onto the adjacent roadways.
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3. The amount of vacant land currently classifieddionilar development in the vicinity and elsewhere
in the City, and any special circumstances whicly make a substantial part of such vacant land
unavailable for development.

Other than the adjacent 50-acre tract, there is ver little land in the vicinity available for
regional retail-type development within a 2+ mile adius. The largest portion of the
undeveloped land in the area is handicapped by eigh lack of access to major roadways or
utilities, or due to the fact that it is publiclyOonvned as is the case of the 1500+ acre tract located
1/3 mile south of the subject property that is owng by Texas A&M University.

4. The recent rate at which land is being developethénsame zoning classification as the request,
particularly in the vicinity of the proposed change

Development of regional retail in this area of Brya is currently underway on the 50+ acre tract
immediately south of the subject property. The mostecent project of similar scale and scope
was that of the Bryan Town Center in 2006-2008 on riarcrest Drive near State Highway 6,

which is located 4.5 miles to the east.

5. How other areas designated for similar developmwittbe, or are unlikely to be affected if the
proposed amendment is approved, and whether swtpndéion for other areas should be modified
also.

If the proposed PD-B District were approved, staffbelieves there to be no need to modify the
zoning designation for other areas. Other potentiakites able to accommodate development are
unlikely to be affected.

6. Any other factors affecting health, safety, morafsgeneral welfare.

Staff is unable to discern any other factors relaté to this request that will adversely affect
health, safety, morals, or general welfare. Staffantends that the proposed retail development
at this location will allow for a useful and orderly urban development of this property. Further,

staff finds that the standards of the proposed devepment plan in many ways better mitigate
negative impacts relative to the standards imposedn development in a standard zoning
district, in this particular case.

In addition, the Planning and Zoning Commissiornilsiat approve a planned development if it findatth
the proposed planned development does not conforapplicable regulations and standards established
by Section 130-125 of the Zoning Ordinance:

1. Is not compatible with existing or permitted usesabutting sites, in terms of use, building height,
bulk and scale, setbacks and open spaces, landgcdpainage, or access and circulation features.

Staff believes that given the scale of the proposedtail development, negative impact to the
residential areas to the west is unavoidable. Howey, the existing industrial zoning of the
subject property allows for considerably more intese use than will be possible under the
standards of the proposed development plan. Staffeieves that the use and development of this
property under the proposed standards will potentidly produce fewer adverse impacts than the
standards currently in place.
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2. Potentially creates unfavorable effects or impacat®ther existing or permitted uses on abuttingssit
that cannot be mitigated by the provisions of gastion.

Staff is unable to identify any potentially adverseeffects or impacts on other existing or
permitted uses on abutting sites that have not beeletter mitigated by the provisions of the
proposed PD-B District than would be the case undercurrently existing development
regulations.

3. Adversely affects the safety and convenience ofcuddr and pedestrian circulation in the vicinity,
including traffic reasonably expected to be germetdty the proposed use and other uses reasonably
anticipated in the area considering existing zomingd land uses in the area.

It is important to note that the subject property is located adjacent to major roadways designed
to accommodate large amounts of traffic. West VilldMaria Road is classified as a super arterial
street on Bryan's Thoroughfare Plan; North Harvey Mitchell Parkway is classified as a
freeway. Each of these principal streets can reasahly be expected to be capable of safely
absorbing traffic loads typically associated with egional retail uses. Separate from the
development regulations imposed by this plan, a tféic light at the intersection of Jaguar Drive
and West Villa Maria Road will be installed to improve vehicle and pedestrian safety at the
main entrance to the development of which this progrty will become a part.

4. Adversely affects traffic control or adjacent prdjes by inappropriate location, lighting, or typefs
signs.

As stated above, existing infrastructure, standardsand plans are in place to prevent the
proposed development from adversely affecting traft safety. The proposed plan also contains
regulations designed to limit the number, locationand size of individual freestanding signs
within and along the edges of the project. Future eivelopment here will have access to the
planned large multiple tenant signs located on botmoadway frontages. The use of the large
multiple tenant signs will reduce the proliferation of individual sign clutter.

5. Fails to reasonably protect persons and propedm ferosion, flood or water damage, fire, noise,
glare, and similar hazards or impacts.

Staff contends that the given the large buffer propsed along the property’s west side will
significantly reduce the potential negative impactthat could reasonably be expected if the
property would develop under the standards applicate in the Industrial District. The proposed

development will reasonably protect persons and pmerty from erosion, flood or water

damage, fire, noise, glare, and similar hazards ampacts, in conformance with applicable city
ordinances.

6. Will be detrimental to the public health, safety,weelfare, or materially injurious to properties or
improvements in the vicinity, for reasons speclficarticulated by the commission.

Staff believes that the proposed planned developmeat this location will neither adversely
affect health, safety, morals, or general welfare or be materially injurious to properties or
improvements in the vicinity.

RECOMMENDATION :

Staff recommendapproving this proposed rezoning, as requested.
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